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Hearing Date 01/03/2006 
Record Held Open 03/01/2006 
Policy Discussion 03/06/3006 

 

 

TITLE: SDP-05-006 
This is a proposal for amendment to schematic development plan 
(SDP) approval for 206,895 square feet of office use; 55,211 square 
feet of office/retail/restaurant use; and, 348 multi-family condominiums 
with structured parking. The subject property is located in the 
Washingtonian Center, Parcel K, on Washingtonian Boulevard, south 
of the Springhill Suites Hotel and north of Negola’s Ark Veterinary 
Hospital, and is in the Mixed Use Development (MXD) Zone. 
 

SUPPORTING BACKGROUND: 
This is a proposal to amend the existing SDP by changing the 
approved 350,000 square feet (sq. ft.) of office use and the 
associated parking structure to 348 multi-family dwellings use, 
206,895 square feet of office use, and 55,211 square feet of 
office/retail/restaurant use on 7.39 acres.  
 
A Joint Public Hearing was held on January 3, 2006, by the 
Planning Commission and Mayor and Council.  The Staff Analysis 
(Exhibit #102) was presented to the Planning Commission on 
February 15, 2006 and the Commission recommended DENIAL 
(Exhibit #103) of the application.   
 
The Planning Commission, in a second motion, also recommended 
reexamination of Special Study Area 5/Map Designation 3 of the 
Master Plan to allow a creative mixed use project, consistent with 
MXD zoning that may include commercial, residential, office and 
affordable housing components 
 
The record for the Mayor and City Council closed on March 1, 
2006.  A number of exhibits (#106-116) were submitted by the 
applicant by March 1, 2006.  
 
 
 
 
Presentation: 4 Minutes 
Attached:   Index of Memoranda and Exhibits identified in bold.  

 

DESIRED OUTCOME: 
Give guidance to staff.  
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 P&C Director Greg Ossont 

COMMUNICATION:  PLANNING COMMISSION 

 

 

MEMORANDUM TO: Mayor and City Council 

 

VIA: David Humpton, City Manager 

 

FROM: Trudy Schwarz, Community Planning Director  

 

DATE: February 22, 2006 

 

SUBJECT: SDP-05-006 -- Jody Kline, Miller, Miller and Canby, for The Morgan 

Group, Inc. 

   Request for schematic development plan approval for 

206,895 sq.ft. of office use, 54,211 sq.ft. of 

office/retail/restaurant use and 348 multi-family 

condominiums with structured parking.  The subject 

property is located in the Washingtonian Center, Parcel 

K, on Washingtonian Boulevard, south of the Springhill 

Suites Hotel and north of Negola’s Ark Veterinary 

Hospital and is in the Mixed Use Development (MXD) 

Zone. 

 

 

At its regular meeting on February 15, 2006, the Planning Commission made the following 

motions: 

 

Commissioner Levy moved, seconded by Commissioner 

Kaufman, to recommend DENIAL of Schematic Development 

Plan SDP-05-006 to the Mayor and City Council, finding that it 

does not comply with Zoning Ordinance § 24-160D.4(a)(1) as 

the proposed plan is not in accordance with the 2003 Master 

Plan prescribing office use only for this site. 

Vote:  4-0 

 

Commissioner Kaufman moved, seconded by Commissioner 

Levy, to recommend to the Mayor and City Council 

reexamination of Special Study Area 5/Map Designation 3 of 

the Master Plan to allow a creative mixed use project, consistent 

with MXD zoning that may include commercial, residential, 

office and affordable housing components.  

Vote:  4-0 
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 1 P&C Director   Greg Ossont 

COMMUNICATION:  PLANNING COMMISSION 

 

MEMORANDUM TO: Planning Commission 

 

FROM: Trudy Schwarz, Community Planning Director 
 

DATE: February 15, 2006 
 

SUBJECT: Staff Analysis SDP-05-006 - Application for schematic development 
approval (SDP) for 206,895 square feet 
of office use, 55,211 square feet of 
office/retail/restaurant use1 and 348 
multifamily condominiums with structured 
parking.  The subject property is located 
in the Washingtonian Center, Parcel K, 
on Washingtonian Boulevard, south of 
the Springhill Suites Hotel and north of 
Negola’s Ark Veterinary Hospital, in the 
Mixed Use Development (MXD) Zone. 

 

APPLICANT: 
 
The Morgan Group, Inc. 
c/o Jody Kline, Miller, Miller & Canby 
200-B Monroe Street 
Rockville, Maryland 20850 
 

OWNER: 
 
ORIX Gaithersburg, LLC 
100 North Riverside Plaza 
Chicago, Illinois 60606 
 
LOCATION: 
 
The subject property is located in the Washingtonian Center, on Washingtonian Boulevard, 
south of the Springhill Suites Hotel and north of Negola’s Ark Veterinary Hospital, in the 
Mixed Use Development (MXD) Zone.  The property is identified as Parcel K, Block C, 
Washingtonian Center, and contains 7.39362 acres.  
                                                           
1
 The square footage of office space was increased from 147,848 to 206,895 square feet and the amount of 

office/ retail/restaurant space was reduced from 55,211 to 54,511 square feet after the submission of the 
original application and the public notices were sent.  (See the site plan, Exhibit #33 & #86, and page 4 of the 
Transcript, Exhibit #67.) 
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 2 Staff Analysis SDP-05-006 
 

 

 
 
 
TAX MAP REFERENCE: 
 
Tax Sheet:  FS 562 
Tax ID Number:  09-03244450 
Montgomery County Plat No. 20870 
 
 
BACKGROUND: 
 
The subject property was annexed into the City as part of the Washingtonian (X-159) in 
1991. The Schematic Development Plan (identified as Exhibit I), which was part of the 
annexation agreement, designated this area for a 200,000-400,000-square foot six-to-ten 
story-office building and a three-to-five-level parking deck.  In 1996, the M&CC reviewed an 
application to amend the Schematic Development Plan, identified as SDP-W1, which 
included the subject property.  The request was for Residence Inn (extended stay hotel), 84 
townhouses and 302 apartments.  This request was modified by the applicant (at the 
guidance of the Mayor and City Council and Planning Commission) to only approve the 
Residence Inn.  The proposed apartments encompassed the subject area and the property 
of the Springfield Suites Hotel (i.e., that would have been 302 units on 10.3 acres).  At that 
time, the City was conducting the Neighborhood 3 Master Plan and adopted land use of 
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designation of commercial/industrial-research-office and institutional for the 10.3 acres.  In 
1998, the M&CC approved another amendment to the Washingtonian Center Schematic 
Development Plan, known as SDP-W4.  This application included a 180-room hotel (the 
Springfield Suites Hotel), and two office buildings of 190,000 square foot and 160,000 
square feet, and a parking structure for the 10.3 acres.  An amendment to the annexation 
agreement was included as part of SDP-W4.  Since then, the Planning Commission 
approved a Final Site Plan for the hotel (W-1113) and the offices (SP-02-0001), and an 
Amendment to Final Site Plan (AFP-02-038) for 350,000 square feet of office use.  The 
offices were not constructed. 
 
A Joint Public Hearing for another amendment to the Schematic Development Plan was 
held on May 16, 2005, to replace the approved 7.39 acre site for office space.  The plan 
proposed 475 multi-family apartments and was identified as SDP-05-001.  A Joint Work 
Session was held on July 25, 2005, in which the applicant revised the plan and presented a 
mixed use development.  He was advised to resubmit for a new joint public hearing.   
 
A public hearing on the Schematic Development Application was originally scheduled for 
November 14, 2005; however, a publishing error required the joint public hearing to be 
rescheduled to the December 5, 2005, Mayor and City Council meeting.  This meeting was 
cancelled due to inclement weather.  The joint public hearing was held by the Mayor and 
City Council and Planning Commission of the City of Gaithersburg on January 3, 2006.  
Notices were sent to property owners within 200 hundred feet and the property was 
properly posted.   Minutes and a transcript of the meeting are exhibits of the record of this 
case.  Also, the meeting may be viewed at www.gaithersburgmd.gov under Archived Mayor 
and City Council Meetings.  Both the Council and the Planning Commission held the record 
open indefinitely.  At their regularly scheduled meeting on January 18, 2006, the Planning 
Commission announced that their record would close on February 3, 2006. 
 
 
ANNEXATION AGREEMENT  
 
As stated above, this property is the subject of an Annexation Agreement executed in 1992.  
As part of the Agreement, Exhibit I, identified as a schematic development plan, shows land 
uses for the property.  Below is an enlargement of that Exhibit highlighting the subject 
Property. 
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An Addendum to the Annexation Agreement was executed in 1998, which among other 
things, removed the Proposed Transit Line Right of Way that is shown on Exhibit I.  That 
Addendum did not affect the density of use of the property, which allows 200,000 to 
400,000 square feet of office use in a six-to-ten-story building with a three-to-five-level 
parking structure. 
 
The original Agreement allows the parking for the development to be calculated with 
Montgomery County Standards for “both parking ratio and parking space size including 
credits for shared parking.” The original Agreement prohibits the City from requiring 
additional off-site improvement and /or development fees. 
 
 
MASTER PLAN AND LAND USE 
 
The subject property is part of the “Special Study Area 5: Washingtonian Center in the 
Land Use Plan” section of the City of Gaithersburg 2003 Master Plan.  The property is 
identified as Map Designation 3. 
 
The 2003 Master Plan states the following: 
 

This map designation is located in the southern corner of the Washingtonian 
Center Study Area adjacent to I-270 and equals approximately 7.39 acres. 



 CPC    FORM 

 5 Staff Analysis SDP-05-006 
 

 
At this time, site plan SP-02-0001, Washingtonian Center South ñ Phase I has 
been approved by the Planning Commission on April 3, 2002. However, no 
construction or building permits have been approved. The approved site plan 
consists of a 190,000 square feet 7-story office building. Phase II would consist 
of a 160,000 square feet office building. The height of the Phase II office building 
should be limited to six (6) stories. Both office buildings shall be located on the 
front of the lot adjacent to Washingtonian Boulevard. A parking structure will be 
required to meet the parking requirements of the development and should be 
located behind the office buildings. A portion of Master Plan: Land Use Plan, the 
parking garage (minimum 40%) should be developed as part of the Phase I 
development. 
 
If the above office project does not move forward, other 
commercial/industrialresearch-office and institutional uses will still be viable 
options for development. The commercial/industrial-research-office and 
institutional designation will allow for two office buildings equaling 400,000 
square feet.  Institutional uses may include a conference center, elderly housing, 
medical center, hospital, educational uses, or any similar uses. If 
commercial/office uses are built, ancillary retail, restaurants, recreational uses 
and institutional uses would be permitted. 

 
 
ZONING: 
 
The property of the subject development is located in the MXD (Mixed Use Development) 
Zone and, therefore, the SDP must comply with Section 24-160D.  The surrounding 
property is also zoned MXD. 
 
The MXD zone states the following in Sec. 24-160D.4.: 
  Density and intensity of development: 

(a)   Residential.   
(1)   The residential density in the MXD Zone shall not exceed the residential density 
or total number of dwelling units stated in the applicable master plan, if any. The total 
number of dwelling units and the corresponding overall density, as well as the 
approximate location of such units, shall be established at the time of sketch plan 
approval pursuant to section 24-160D.9(a). 

 
At this time, the current Master Plan does not specify any residential units for the property.  
The SDP application seeks to amend the sketch plan/SDP to establish the location of the 
residential units. 
 
Section 24-160D.4(b) requires that properties in the MXD Zone with commercial 
employment/industrial  land use must not exceed density of a floor area ratio (FAR) of 0.75.  
Staff has asked the applicant to provide that information on the site plan.  This would need 
to be done prior to any approvals. 
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ENVIRONMENTAL: 
Existing Land Physical Characteristics, 
Natural Resources Inventory and Noise Analysis2 
 
The subject site is 7.39 acres (322,066 square feet). This site is a recently disturbed site 
evidenced by environmental features. The topography is fairly flat, with the borders sloping 
down to the adjacent parcels. The Soil profiles are composed of cut/fill materials. There are 
no streams or wetlands present; however, the soil composition materials result in poor 
drainage, witnessed by standing water during Staff site visits. 
 
The majority of the site can be described as fallow field beginning secondary plant 
succession. This is illustrated by the vegetation: pioneering and invasive herbaceous 
species such as Japanese Honeysuckle, Multiflora Rose, Pokeweed, and numerous 
grasses and sedges. Other woody shrubs, brambles and young trees (Oaks and Pines two-
inch average diameter at breast height [DBH] typical) are also found throughout the site.  
 
A .94-acre (40,804 square feet) pioneer forest stand has established itself on the western 
portion of the property. The dominant species are established, but invasive, Tree of Heaven 
and Bradford Pears, with average sizes of approximately four inch-DBH. The 24-inch DBH 
specimen White Spruce is located within this stand. The retention priority of this forest 
stand is low.  
 
The site is mostly bordered by previously planted ornamental cherries used for 
landscaping. The oldest trees face Washingtonian Boulevard and Fields Road. These 
ornamental cherries average 18-inch DBH. While many are in good shape, a number do 
show signs of stress such as dead limbs, trunk cankers, and splits. The younger cherries 
are aligned along I-270 and the I-270 exit ramp. They average ten-inch DBH, and are in 
good condition. 
 
Due to the proximity of I-270, a noise analysis was performed by Miller, Beam & Paganelli 
Inc., between November 30 and December 1, 2005. The study found that the majority of 
the site experiences exterior average noise levels measuring 70 decibels (dBA). The 
northernmost section of the property, directly adjacent to I-270, experienced levels as high 
as 77.5 dBA. These levels all exceed the exterior 65-dBA City of Gaithersburg requirement 
established in the City Environmental Standards for Development Regulation (§34 and 
Appendix J). Any development on this site will require architectural and/or structural 
mitigation measures. 
 

Afforestation/Forest Conservation: 
 
Due to the size of the development most of the trees on site (including the cherry trees that 
border the site) are proposed to be removed.  This would require 2.05 acres of 
afforestation/reforestation for the development.  Although street trees are proposed for the 
private streets they would not be calculated towards that requirement and the plan needs to 

                                                           
2 Prepared by Rob Robinson, Planner, City of Gaithersburg 
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be revised.  Because there is limited open space on this plan due to its urban design, the 
applicant is proposing to pay a fee-in-lieu. 
 
Stormwater Management 
 
The site would be required to provide quality protection for the run-off of any stormwater in 
order to protect the downstream water resources.  The Conceptual stormwater 
management (SWM) plan has been approved by the Department of Public Works, Park 
Maintenance and Engineering.  The applicant will need to provide groundwater recharge 
and pre-treatment on site prior to the water flowing to the Washingtonian Lake for 
stormwater retention. 
 
 
COMMUNITY FACILITIES: 
 
Public Utilities 
 
The applicant needs to provide a utility plan for the project prior to approval of the SDP.  In 
addition, due to the proximity to the PEPCO substation, the applicant must provide 
additional public utility easements (PUE) for main trunk lines and service facilities. 
 
Emergency Services 
 
The Fire Marshal and Senior Plans Examiner for the City have expressed their concerns 
that this project does not comply with the City’s Fire Safety Code for a number of reasons.  
These issues have not been resolved.  Although the applicant has provided additional 
access to the residential portion of the project, this access does not provide adequate 
turning radii for emergency services vehicles.  Direct access to the parking garage also 
needs to be provided. 
 
Recreation & Open Space 
 
The site plan shows an area of open space with a swimming pool within the multi-family 
condominium; however, sufficient information has not been provided to show that 
theswimming pool complies with Montgomery County pool and deck size requirements.  
This will have an impact on the amount of trees that can be located in this area.  The rest of 
the green space is between the building and the I-270 right of way.  The property does 
have the amenity of the Washingtonian Lake facilities.  There are a number of paved 
plazas throughout the development, which was to be under private ownership, similar to 
those in other parts of Washingtonian Center. 
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EDUCATION: 
 
The proposed SDP is within the Wootton Cluster of the Montgomery County Public School 
(MCPS) system.  Students generated from the 348–unit Multi Family Condominium project 
would attend Fallsmead Elementary, Frost Middle School, and Wootton High School. 
 
Student generation rates from past sampling of this type of apartment/condominium project 
with structured parking type of project consist of the following:3  

 
Elementary (Kindergarten – 5th Grade) = 0.036 students generation rate per unit = 348 
units x 0.036 = 13 students 
Middle School (6th – 8th Grade) = 0.016 students generation rate per unit = 348 units x 
0.016 = 6 students 
High School (9th – 12th Grade) = 0.015 students generation rate per unit = 348 units x 0.015 
= 6 students 
  

According to the MCPS Superintendent’s Recommended FY2007 Capital Budget and FY 
2007-2012 Capital Improvements Program, all these schools are over capacity.  At this 
time, Fallsmead Elementary is programmed for a six-room addition to be completed by 
2009.  Frost Middle School is projected to be below its capacity by 2010.  Wootton High 
School, is currently over capacity by 359 students and according to the projections in the 
current budget, it will be over capacity for the next fifteen years. 
 
Therefore, the subject application does not meet the City’s goal in maintaining 100 percent 
capacity level of a school without borrowing between MCPS school clusters.  At this time 
there is no fund established to help mitigate overcrowding. 
 
 
TRANSPORTATION: 
 
Traffic and Roads 
 
The original intent of the traffic assessment submitted (Exhibit #61) was to compare the 
approved development totals with what was being proposed, and seeing how that would 
impact traffic in the immediate area. These impacts are detailed on Table 1 of the report. It 
appears that while the capacity of the intersections in the immediate area will increase, 
acceptable traffic levels can still be maintained. 
 
The property adjoins I-270. State Highway Administration in conjunction with their 
consulting engineers have begun a feasibility study of connecting the I-270/US 15 Multi-
Modal Corridor Project with I-495 using Express Toll Lanes (ETL). Additional time has been 
requested to evaluate the impact on this development.  At this time, the engineers did not 
know whether this study would show a need for additional right of way to accommodate the 
ETL. 

                                                           
3
 Provided by Bruce Crispell, Director, Division of Long-range Planning MCPS Department of Planning and 

Capital Programming, January 2006. 
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Parking 
 

The applicant has submitted sufficient evidence to show that their parking calculations 
comply with the requirements of the Annexation Agreement, which allows calculations 
based on Montgomery County Code requirements for parking (specifically Sec. 59-E-3.1 for 
shared parking.  Therefore, a waiver would not be needed.  Staff has not received sufficient 
exhibits such as an engineered or architectural plan of the parking garage structure to 
substantiate that the parking can be provided.  

 
Transit 
 
Ride On bus line 54 serves this property.  This route connects to the Rockville METRO 
Station in an approximately 20-minute ride.  The applicant has shown two locations for bus 
shelters: Omega Drive and Washingtonian Boulevard.  As part of any SDP or site plan 
approvals, the applicant would be required to provide funding for these shelters. 
 
The property is also within close proximity to the proposed Corridor Cities Transit (CCT).  
The CCT is master planned to traverse Fields Road and the adjoining Crown Farm. 
 
Alternative Methods 
 
The applicant has not shown locations for bicycle parking, which needs to be factored into 
the plan.  In addition, should these building meet LEED (Leadership in Energy and 
Environmental Design) standards, credits can be granted for alternative fuel automobiles 
and preferred parking for these vehicles.  The Washingtonian Town Center also provides 
many walking opportunities, and plans need to complete the connectivity of the site by 
incorporating additional sidewalks along Washingtonian Boulevard to connect with Fields 
Road and Omega Drive. 
 
 
HOUSING: 
 
The applicant has proposed to set aside 12.5 percent of the total number of condominium 
units under an Affordable Housing Program Agreement to be executed by the developer 
and the City.  These units would be at the same proportion as the total mix of units and 
would be delivered “simultaneously with market rate units.” 
 
 
STAFF RECOMMENDATION: 
 
At this time, the Planning Commission should not recommend approval of the SDP to the 
Mayor and City Council  because the residential land use of the plan is not in accordance 
with the 2003 City of Gaithersburg Master Plan land uses and, therefore, the plan does not 
comply with Sec 24-160D.4(a)(1) of the Zoning Ordinance. 
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The Planning Commission can recommend denying the plan or they can recommend that 
the Mayor and City Council consider revising the 2003 Master Plan for this special study 
area to accommodate the project.  During that time, staff will continue to work with the 
applicant’s team to resolve the outstanding issues with the Schematic Development Plan. 
 
 




